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REQUEST FOR PROPOSALS 

SAN PEDRO COURTHOUSE REVITALIZATION DEVELOPMENT OPPORTUNITY 

The County of Los Angeles Department of Public Works is requesting proposals from 
qualified firms to provide redevelopment services for the San Pedro Courthouse located 
in San Pedro, California. 

"Doing Business with DPW" Website Registration : 

All interested proposers for this Request for Proposal (RFP) are strongly encouraged to 
register at http://dpw.lacountv.gov/general/contracts/opportunities/ . Only those firms 
registered for this RFP through the Public Works website will receive automatic 
notification when any update to this RFP is made. County does not have an 
obligation to notify any proposers other than through the Public Works website 
automatic notification system. 

A preproposal conference to answer questions concerning the project will be held on 
August 8, 2016 at 10 a.m., at the San Pedro Courthouse, 505 South Centre Street, 
San Pedro, California 90731. Attendance is strongly encouraged. 

Proposals must be addressed and submitted to the County of Los Angeles Department 
of Public Works, 900 South Fremont Avenue, Alhambra, California 91803, CASHIER'S 
OFFICE, located on the Mezzanine Level, on/or before 2 p.m., September 27, 2016. 
Envelopes should be marked: "San Pedro Courthouse Revitalization Development 
Opportunity Project." Proposals received after the deadline will not be accepted. 
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Follow us on Twitter: 

We encourage you to follow us on Twitter @ LACoBuildinqs and @ LAPublicWorks for 
information on Public Works and instant updates on contracting opportunities and 
solicitations. 

All correspondence regarding this RFP must be addressed to Mr. Jose Quevedo, 
Assistant Deputy Director. If you have any questions regarding this RFP, you may 
contact Ms. Soo Kim at (626) 458-2548 or skim@dpw.lacountv.gov or you may contact 
Mr. Matt Jerge at (626) 458-2593 or mierqe@dpw.lacountv.gov . 

Very truly yours, 

A II IIADDCD 
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Director of Public Works 



JUot (JubvbUU 
Assistant Deputy Director 
Contracts & Business Affairs Division 

JQ:mj 

P:\AEPUB\GENERAL\SAN PEDRO COURTHOUSE\COVER LETTER.DOC 

Enc. 



SAN PEDRO DOWNTOWN DISTRICT 





' 1 +* •» •*» . 
«*»■■«# 



■* * 


.JTJ-i j 

tor r 

g i l 




If 



Request for Proposals 

San Pedro Courthouse Revitalization Development Opportunity - RFP 



RFP 
























SAN PEDRO 

Courthouse Revitalization Development Opportunity 

Request for Proposals 

July 2016 


The County of Los Angeles (County) is offering a unique 
opportunity to redevelop a 1960's-built courthouse, situated 
on 1.8 acres of land in San Pedro, CA, a port community 
immediately adjacent to the Port of Los Angeles. The 
Courthouse site ("Courthouse Property" or "Property") is 
situated in a strategic location in a neighborhood that has 
undergone and is anticipated to experience significant ongoing 
investment. By 2026, over $1 Billion is slated to be invested, to 
help revitalize the waterfront from Wilmington to San Pedro, 
branded as the LA Waterfront. 

The selected Developer will have the opportunity to build on a 
significant wave of development activity, including Phase I of 
the San Pedro Market, a $100 Million revitalization of the 
Ports O' Call located less than 0.5-miles from the subject 
property. 

The County anticipates acquiring 100 percent ownership of the 
Courthouse Property by September 2016. In anticipation of 


this closing, the County is inviting Proposals from interested 
developers that will promote the continued REVITALIZATION 
of San Pedro. Following selection and successful negotiations, 
the County is looking for a Developer to redevelop the 
property as quickly as possible. It is anticipated that a 
Developer will be selected no later than 4th Qtr. 2016. 

The County will retain ownership of the Property and the 
proposed development will be subject to a long term ground 
lease. 

Through this Request for Proposals, the County intends to 
identify a collaborative Developer to engage the community 
and establish a preferred development program to effectuate 
the revitalization of the Property identified herein including a 
joint use component. Details of the opportunity presented, 
information on the Community and local Trade Area, the 
selection process, and information to be included in developer 
proposals follows. 
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I. Project Overview 


Background 

In June 2016 the Board of Supervisors (BOS) of the County of 
Los Angeles adopted a Resolution authorizing the Chief Executive 
Office (CEO) to proceed with the acquisition of the San Pedro 
Courthouse (Courthouse Property) and directed the Department of 
Public Works (DPW) to issue a RFP for the redevelopment of the 
Courthouse Property. The acquisition is expected to close by late 
September 2016 and thereafter the County may enter into an 
Exclusive Negotiation Agreement and ultimately a ground lease, 
which will provide for the development, delivery, and operation of 
private sector uses, as well as a joint use component. The 
transactions contemplated by this RFP are authorized by and will be 
required to comply with California Government Code 25549.1, et seq. 

The Courthouse is situated on 1.8 acres of land in San Pedro, 
California (Courthouse Property), an established Port community in 
the City of Los Angeles. San Pedro is projected to undergo a 
significant transformation with over $1 Billion slated to be invested 
by 2026. 1 One of the primary catalytic projects is the Ports O' Call 
Village, which is located in the subject's general neighborhood and is 
slated to undergo a significant transformation. Phase I will convert 


1 

Any information presented in this RFP concerning planned development and/or 
market conditions in the area are for illustrative purposes only. The County makes 
no representation whatsoever on the accuracy or reliability of such information and 
does not guarantee that proposed development projects will be completed or that 
the market conditions are or will be as presented. No Developer shall rely on this 
information, and each Developer should complete their own due diligence on the 
subject market. 
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the Village into the San Pedro Public Market, which represents a $100 
million revitalization effort situated on 16 acres of land, delivering 
restaurants, shopping, fresh food markets, creative office space, 
outdoor gathering space, and a half-mile waterfront promenade. 

The County desires for the proposed redevelopment of the 
Courthouse Property to complement and be synergistic with the 
REVITALIZATION efforts currently underway in San Pedro. The 
subject's proximity to the proposed San Pedro Public Market 
combined with its ideal location in the Historic Downtown District 
offers a unique opportunity for a well-capitalized entity, aligned with 
the City's and County's vision, to deliver a transformative and legacy 
project that will connect the Downtown District with the San Pedro 
Waterfront. 

The County's main objective is Revitalization; therefore, Developers 
are encouraged to submit Proposals that reflect the goals and vision 
for the site and maximize to the fullest potential possible benefits for 
the community. Pursuant to Government Code 25549.1, a joint use 
component will be required; however, consistent with the BOS's 
Resolution, the County is also looking to maximize the Highest and 
Best Use (HBU) of the site. The HBU should provide a return on the 
County's $6 Million property acquisition investment in addition to 
joint use space and amenities. Proposals that do not require County 
funded subsidies are encouraged. 

Through this Request for Proposal (RFP) the County desires to identify 
a collaborative Developer to whom it will ultimately ground lease the 
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Courthouse Property to effectuate its successful redevelopment. The 
County envisions that this will be a ground-up development. 

Location Summary 

San Pedro is located within the Los Angeles Metropolitan Area, 
approximately 23 miles southwest of downtown Los Angeles, and 
20 miles south of the Los Angeles International Airport (LAX). It is 
bordered by Rolling Hills, Harbor City, Wilmington, and Long Beach 
and is within the Harbor region. 


Figure 1: Area Map & Site Location 



Timeline 

The schedule below provides a summary of the anticipated timeline 
for this procurement. The dates below are approximate and are not 
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guaranteed. The County reserves the right to amend/adjust the 
schedule, as appropriate in its sole and absolute discretion. 


RFP Timeline 

July 26, 2016: 
Aug. 8, 2016: 


Release RFP 

Pre-submittal conference 


Aug. 9 to 15, 2016: Site visits by appointment 

September 13, 2016: Last day for questions 

September 27, 2016: Proposals due to the County 

October 3, 2016: Notifications of short-listed Proposers 

October 10, 2016: Project presentations 

October 11, 2016: Working meetings 

October 14, 2016: LOI's due to the County 

October 18, 2016 Notification of final rankings 

November 1,2016: Award Pre-Development Agreement in the 

form of Exclusive Negotiation Agreement 


Transaction Summary 

Upon close of its acquisition of the Courthouse Property, the County 
will be able to provide site control through a long-term ground lease. 
By statute, the ground lease term cannot exceed 66 years, which 
includes the original lease term and all extensions. Proposals 
requiring greater terms will not be considered. Proposers must 
clearly articulate their proposed lease terms including, but not limited 
to, Term, Monthly Rent, Deposits, Due Diligence Period, and 
Contingencies/Other Requirements. The County welcomes proposals 
that clearly articulate the proposed structure and terms for 
consideration. 
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II. Site Description 


As introduced and shown in Section I, Project Overview, the County is 
in the process of securing Site Control of the former San Pedro 
Courthouse with escrow expected to close by September 2016. 

The Courthouse is located at 505 South Centre Street, San Pedro, 
California 90731. The site benefits from superior circulation, as it is a 
corner parcel bound by 5th, 6th, and Centre Streets. The site benefits 
from its location in the Downtown District, which is improved with a 
variety of restaurants, stores, offices, multifamily housing, coffee 
houses and art galleries, several of which are located in historic 
buildings. 


Figure 2: Street View of San Pedro Courthouse 
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The following is a summary of the Site: 


Address: 

505 South Centre Street 


San Pedro, California 90731 

APN: 

7455-013-901 

Site Area: 

78,038 SF/1.8 acres 

Imp. Area: 

50,000 square feet 

Cont. Type: 

2-Story, Combination Concrete/Steel 

Year Built: 

1969 


The Courthouse has been vacant since June 2013. As shown in the 
picture herein, there is surface parking which the community 
continues to utilize. 
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Figure 3: Areal Map View of Courthouse Property 
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III. Development Concept 


The County is inviting proposals from qualified 
developers/development teams (Developers) to redevelop the 
San Pedro Courthouse into a high-quality, joint-use commercial, 
public, cultural, residential, and/or mixed-use facility. County is 
looking for Proposers to design, build, finance, operate, and maintain 
the proposed project. 

The County has the following Key Development Objectives: 

• Expeditiously revitalize the former courthouse property that 
has been vacant for three years to a focal point of civic 
activity; 

• Synergize the courthouse redevelopment with potential 
upcoming vibrant San Pedro waterfront redevelopment and 
the San Pedro Red Car extension (see map below); 

• Assist the County in achieving the highest and best use for the 
property; 

• Establish a long-term site development plan that integrates 
both public amenities/cultural facilities that the community 
can embrace along with private development on the property; 

• Create a pedestrian-friendly residential and civic community; 

• Maximize the long-term asset value of the County-owned real 
property 

• Incorporate design excellence in the development of new 
facilities 


San Pedro Courthouse Revitalization Development Opportunity - RFP 


These objectives constitute the basic goals and aspirations of the 
development. The County encourages visionary and catalytic projects 
that will continue to promote the revitalization of Downtown 
San Pedro. As further expanded upon in the Revitalization Activity 
section of this RFP, San Pedro is undergoing a significant 
transformation with over $1 Billion of investment activity projected 
through 2026. As such, the Proposal should be synergistic with the 
catalytic projects under development. 

Pursuant to Government Code Section 25549.1, et seq., the project 
requires a joint use component, which must be addressed in the 
Proposal. Among other amenities, the County envisions the joint use 
component to be a cultural space of approximately 5,000 square feet 
in size. The program for this space may be informed by community 
input and may include such uses as museum space (e.g., a Los Angeles 
Museum of Modern Art (LACMA) Extension) or a venue for 
entertainment events. 

A conceptual Operations and Maintenance plan for the overall project 
shall also be considered. 
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IV. Area & Market Information 


Location 

San Pedro is within the greater Los Angeles Metropolitan Area and 
within the area locally known as the Harbor Community. This 
community is within proximity to the South Bay, which represents 
one of the most affluent communities in the metropolitan area 
(described below). 


Figure 4: Area Map & Site Location 



California - California is home to more than 39 million residents and is 
a destination for over 40 million visitors from other states and 
13 million international visitors and annually. California has the sixth 
largest economy in the world. 
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Los Angeles Metro Area - The greater Los Angeles Metropolitan Area 
is comprised primarily of Los Angeles and Orange Counties. It is home 
to roughly 15.5 million people, is the second largest metropolitan 
area in the Unites States, and equivalent to the 15th largest economy 
in the world. The Los Angeles Metropolitan Area features an 
educated population with a median age of 35 years, a diverse and 
growing economy, a temperate climate, and a wide variety of 
recreational and cultural offerings. The area is well known for its 
movie and entertainment industry and notable attractions include 
Hollywood, Disneylan,d and Universal Studios; all within close 
proximity to San Pedro. 

The South Bay - The South Bay is one of the most picturesque regions 
in the Los Angeles Metropolitan Area, and home to over 775,000 
residents. The region is comprised of some of the most desirable and 
affluent communities in the metropolitan area, including the 
Palos Verdes Peninsula area communities, and the beach cities of 
El Segundo, Redondo Beach, Manhattan Beach, and Hermosa Beach. 
Local access is via the Pacific Coast Highway (U.S. Highway 1), which 
runs within one-quarter mile of the Pier. Regional access is via the 
San Diego Freeway (1-405), the Harbor Freeway (1-105), and the Metro 
light rail Green line. 

The South Bay's relaxed atmosphere and close proximity to LAX, 
downtown Los Angeles, and local business parks continues to attract 
new residents as it has for many years. Major employers include 
Northrop Grumman, Lockheed Martin, Raytheon, Boeing, Direct TV, 
Honda, Chevron, and Mattel. This strong business presence supports 
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a resident population of highly educated, skilled and experienced 
workers. 

San Pedro - Annexed by the City of Los Angeles in 1909, San Pedro 
represents the City's most southerly community. San Pedro is located 
on the Palos Verdes Peninsula near the terminus of the Harbor 
(110 Freeway). The community is recognized as a Port City as it is 
located immediately adjacent to the Port of Los Angeles. San Pedro is 
generally characterized by its Mediterranean climate, ocean views, 
and unique commercial districts. 

San Pedro Downtown District - Downtown is San Pedro's historic 
district and is generally bound by Pacific Avenue (West), between 
4th Street (North) and 9th Street (South). Harbor Boulevard 
represents the eastern boundary, which adjoins the waterfront and 
Port of Los Angeles. Downtown encompasses approximately 
100 acres or about 0.16 square miles. 
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Gaffey St 


Figure 5: Downtown San Pedro 
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Revitalization Activity 

The information presented below provides a summary of proposed 
development activity from data sources deemed reliable. The County 
makes no representation whatsoever on the accuracy or reliability of 
said data and does not guarantee that proposed development 
projects will be completed. Each Developer should complete their 
own due diligence on the subject market. 

As summarized in the table below and shown in the subsequent area 
map, the subject's immediate neighborhood is improved with a 
variety of commercial, civic, and residential uses. Consistent with the 
Urban Land Institute's recommendation to build more residential 
units in the Downtown Area, recent deliveries include the Vue 
Apartments (301 Units) and the La Salle Lofts (24 Units). 


Figure 6: Existing & Proposed Developments in Subject's Neighborhood 


# 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 
11 
12 

13 

14 

15 

16 

17 

18 

19 

20 
21 


Name 

Los Angeles Fire Department 

POLA Boys & Girls Club 

POLA Headquarters 

LA Port Police 

302 W 5th St 

Harbor Tower 

350 W 5th St 

Sunrise Hotel 

The Vue Apartments 

222 W 6th St 

LA Maritime Museum 

Nelson One (PROPOSED) 

San Pedro City Hall 

Crowne Plaza Hotel 

Centre Street Lofts 

LaSalle Lofts 

San Pedro Bank Lofts 

San Pedro Bank Lofts 

San Pedro Public Market (PROPOSED) 

550-560 Palos Verdes (PROPOSED) 

462 9th Street (PROPOSED) 


Description 

Fire Station (Harbor) 

Community Facility 
Office Building 
Police Station 
Office Building 

Residential Apartments (180 DU, 12 Stories, 1978) 

Office Building 

Hotel - Independent (112 Keys) 

Residential Apartments (301 DU, 15 Stories, Parcelized Units, 2008) 
Office Building (12 Stories) 

Museum 

Residential Condominiums (47 DU & Restaurant at Top, 13 Stories) 

City Hall, Office Building 

Hotel - Upscale (244 Keys, 10 Stories) 

Residential Condominiums (116 DU, 5 Stories, 2006) 

Residential Condominiums (26 DU, 3 Stories, 2009) 

Residential Apartments (23 DU, 4 Stories, Parcelized Units, 2007) 
Residential Apartments (66 DU, 4 Stories, Parcelized Units, 2007) 
Existing Retail & Entertainment, To be redeveloped 
Omninet Capital proposed mixed-use: 403 Res. Units + Commercial 
City of Los Angeles Parking Lot RFP 
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Investment in San Pedro and the Port of Los Angeles 

To date, the Port has invested $600 million in public infrastructure 
projects, including the Wilmington Waterfront Park, the Harbor 
Boulevard, Parkway Promenade, Downtown Harbor, and renovations 
of Cabrillo Way Marino. Over the next 10 years, an additional 
$400 million are slated to be invested in public access projects. 
Future projects in the Courthouse Property's immediate 
neighborhood include Sampson Way and 7th Street Intersection 
improvements, Town Square at 6th Street project, the Ports O' Call 
Promenade project and the public access dock project for 
recreational boater use. Additional residential developments are 
planned near the subject property in the Downtown District, including 
Omninet Capital's proposed 400-market rate multi-family 
development on Palos Verdes, between 5th and 6th Streets. 
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Figure 7: Map of Existing and Proposed Developments in Subject's Neighborhood 
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San Pedro Public Market - In May 2016 the Los Angeles Board of 
Harbor Commissioners approved a 50-year ground lease for the 
30 acre San Pedro Public Market site (currently known as Ports O' Call 
Village). The project is being developed by San Pedro Market LLC, a 
partnership between The Ratkovich Company and 
Jerico Development. Phase I represents a $100 million revitalization 
effort of 16 acres of land, which will include restaurants, shopping, 
fresh food markets, creative office space, outdoor gathering space, 
and a half-mile waterfront promenade. 


Figure 8: Proposed San Pedro Public Market Development 



AltaSea - Approximately 1.5 mile south of the subject property is the 
AltaSea development, a proposed $500 million, 35 acre campus of 
innovation. Upon completion, Alta Sea will represent San Pedro's 
emerging marine research campus, including an incubator for 
ocean-related businesses, and provide ocean-related education 
programs. Boeing is in final talks for occupying the anchor space. 
Phase I impacts include 4,200 temporary jobs, 1,350 permanent jobs, 
and $290 million in increase in annual economic activity. 
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Figure 9: Proposed AltaSea Development 



Nelson One - One block west of the subject property 
(533-537 Nelson), Developer TL Pacific Inc., is planning a luxury, 
$26 million, high-rise mixed-use project consisting of 47 residential 
units and commercial space. As proposed, a 6,000 square feet 
restaurant will be on the top floor while live-work and additional 
commercial space will be on the ground floor. Construction is 
estimated to begin in late 2016. 


Omninet Capital - One block east of the subject property 
(550 560-S Palos Verdes) Developer Omninet Capital, LLC, is planning 
403 residential units, 5,200 square feet of ground-level retail space 
and a 639-car parking garage. The project is in the entitlement phase 
of development with plans submitted for case processing earlier this 
year (2016). 
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Figure 10: Planned Omninet Capital Development 



9th Street Mixed Use - In May 2016 the City of Los Angeles' 
Economic and Workforce Development Department issued a RFP to 
develop 456-462 9th Street (between Pacific Avenue and Mesa 
Street), within walking distance of the subject property. Three (3) 
parking lots, totaling 39,112 square feet or 0.89 acre are being 
offered in the RFP. The City is encouraging mixed-use concepts that 
incorporate sustainable design and construction. 
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Figure 11: City of LA 9 th Street Mixed Use Development Site 



Summary Demographic Information 

The communities surrounding San Pedro are densely populated by 
high earning households of a relatively young age. The local Trade 
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Area (as shown in the figure below) is home to over 310,000 people 
and has an average household income in excess of $77,983 per year. 
Additionally, 4.5 million people live within a 30-minute drive. 


Figure 12: Local Demographics 



Si 


Long 

Beach 
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2016 

1 Mile 

3 Mile 

5 Mile 

Population 

34,079 

111,311 

219,031 

Median Age 

32.7 

37.6 

36.8 

Avg HH Income 

$51,804 

$85,683 

$86,802 

Household Size 

2.82 

2.72 

2.91 


2016 

5 Minutes 

10 Minutes 

15 Minutes 

Population 

33,222 

108.617 

313,155 

Median Age 

32.8 

35.0 

35.6 

Avg HH Income 

$51,210 

$72,966 

$77,983 

Household Size 

2.79 

2.83 

3.00 
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Area Transportation & Access 

San Pedro is easily accessible and served by a number of major roads, 
bus routes, light rail, bicycle corridors, and four commercial airports 
including LAX. 

As shown on the map to the right, San Pedro (red star at bottom) is 
accessible by public transportation and the Harbor (110 Freeway). 
The METRO Silver Line connects San Pedro to Downtown Los Angeles. 
In addition, this line provides critical connection points to Metro's 
newly expanded rail system. 

Recent improvements to the region's transportation system provide 
better connectivity to San Pedro, attracting a variety of local and 
visiting users, and often serves as a hub for patrons visiting the area. 
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Figure 13: Area Transportation & Access Routes 
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V. Public Engagement 


It is expected that the redevelopment of the Courthouse Property will 
be a significant and closely followed process by an active and engaged 
citizenry. Various stakeholders, including the San Pedro Chamber of 
Commerce, Councilman Buscaino's office (CD15), the San Pedro 
Historic Downtown Business Improvement District, and the 
Neighborhood Council are actively involved in the revitalization of the 
Downtown area and Waterfront (just 1/4 mile from subject property); 
therefore, a thoughtful well-executed community engagement 
strategy will be critical to the proposed project's success. 

A successful Developer will carefully weigh these varying interests 
and complete a thorough public outreach process to best achieve a 
favorable outcome. The County will be able to provide some 
assistance in facilitating this process by identifying key stakeholders 
and potentially providing a forum for discussion and other similar 
roles. However, as with any project of this nature, a successful public 
input and outreach process will ultimately be the responsibility of the 
Developer. 

As part of the selection process, the County will evaluate examples of 
previous outreach and public engagement campaigns conducted by 
the Proposers. In addition, the County will evaluate the Proposer's 
planned Public Outreach Plan. The actual public outreach is expected 
to occur after a Developer selection is made. 
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VI. Entitlements Overview 


The County makes no representations whatsoever on the reliability or 
accuracy of entitlement information presented herein. Developers 
will be responsible for all costs associated with entitlements and 
permit issuance and shall conduct their own due diligence to assess 
project feasibility including the identification of permitting and/or 
entitlement procedures, entitlement approvals approach and 
timeframes (including CEQA process). 

The subject property is located within the City of Los Angeles and the 
County of Los Angeles will retain ownership of the subject property. 
In conjunction with the Developer's proposed approach to 
entitlements, it is the intent of the County to serve as Processing 
Agency for Planning approvals and building permit issuance. The 
County desires to comply with existing and future land use 
regulations (as appropriate) that may be pending adoption in the City 
of Los Angeles. Proposals should reflect the City's applicable zoning 
regulations and associated development standards and note any 
deviations or departures that are assumed as part of the Proposal. In 
addition, the proposed project will also be required to comply with 
the Los Angeles County Civic Art Policy. 

Entitlement Process 

In developing an entitlement approach to the proposed project, the 
Developer should consider the following. The County of Los Angeles 
intends to serve as Processing Agency for Zoning/Land Use Matters, 
including processing any required CEQA clearances. While the County 
intends to serve as lead for processing approvals, the City's zoning 
regulations will prevail. The Developer and the County may consult 
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with select City departments for input in the permitting phase. The 
Los Angeles Department of Transportation (LADOT) may comment 
and impose requirements on proposed traffic and circulation patterns 
and approve curb cut locations, at their discretion. 

The City of Los Angeles's Bureau of Engineering (BOE) will have 
jurisdiction over off-site improvements. BOE will process any 
required dedications and/or "B-Permits" that may be required for 
possible off-site improvement requirements such as street lights, 
curb/gutter work, and street trees. The B permitting process may 
trigger coordination with additional departments such as the Urban 
Forestry Division, Bureau of Street Services for planting or removal of 
street trees. 

The Los Angeles Department of Water and Power (LADWP) will be the 
utility service provider for the subject property. LADWP will have 
jurisdiction over utility applications, processing, and service hook¬ 
up/connections to the subject property. 

The County Los Angeles Department of Public Works, Building & 
Safety Division intends to conduct building plan check and 
inspections. The Los Angeles County Fire Department will provide fire 
plan check and inspections with input from the Los Angeles City Fire 
Department, which will be the first responder. 

Entitlement Summary 

According to the City of Los Angeles's Planning Department, the 
subject property is located within the San Pedro Plan Area and the 
Harbor Area Planning Commission. The subject's current zoning 
designation is CM-2-CDO, City of Los Angeles, which represents a 
"Commercial Manufacturing" zone allowing a variety of uses including 
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wholesale, storage, clinics, limited manufacturing and commercial 
uses, and R3 uses (Residential, Multiple Dwellings, etc.). The "2" 
represents the height district, which limits the FAR to 6:1. The "CDO" 
designation pertains to the San Pedro Community Design Overlay 
District, which will be replaced by the proposed CPIOD (below). The 
Harbor Gateway State Enterprise Zone and Historic Waterfront 
Business Improvement District (San Pedro) have additional 
requirements and/or standards specified therein. 

The City of Los Angeles is in the process of adopting a new 
Community Plan Overlay District (CPIOD), which is anticipated to be 
adopted by the end of 2016. Given the County's intent to enforce 
City standards, Proposals must consider the requirements of the 
proposed CPIOD. The proposed CPIOD will change the General Plan 
Land Use Designation from "Limited Manufacturing" to "Regional 
Commercial," and change the underlying zone from "CM-2-CDO" to 
"C2-2D-CPIO." The maximum height will be limited to 250/ while the 
maximum residential density will increase from the density allowed in 
a R3 zone to that allowed in a R4 zone. The FAR will remain 
unchanged - 6 to 1. As proposed, auto-oriented uses are prohibited 
and residential uses will only be allowed in conjunction with other 
non-residential uses. 

The proposed CPIOD contemplates Open Space requirements that are 
visible and accessible from the sidewalk and ultimately enhance the 
quality of life for residents, businesses, and visitors. In addition, the 
County is requiring a joint-use component. As such. Proposals must 
clearly articulate how the proposed project intends to satisfy these 
requirements and contribute to the revitalization of San Pedro. 
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Preparation of sufficient documentation to allow for compliance with 
the California Environmental Quality Act (CEQA) and certification by 
the County of Los Angeles will be required. 

County and City Political Leadership 

There is strong political leadership supporting the revitalization of the 
San Pedro Courthouse area, with Los Angeles County Board of 
Supervisors and Los Angeles City Council District 15 strongly 
supportive of a transformative project in the District. 

San Pedro is located within the City of Los Angeles, which represents 
a Mayor-Council-Commission form of government. The Mayor, City 
Controller, and City Attorney are elected by City residents every four 
years, while the fifteen (15) City Councilmembers are elected by City 
residents every four years for a maximum of two terms. The subject 
property is located within Council District 15. The District 
Councilmember lives in San Pedro and is a proponent of revitalization 
efforts in his home community. 
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VII. Transaction Structure 


Currently proposed legislation (AB 1900) provides for the Judicial 
Council of California to sell the San Pedro Courthouse to the County 
of Los Angeles, which is currently a part-owner of the Property. This 
transfer will be completed prior to the County entering into any 
legally binding agreement and thereafter the County of Los Angeles 
wishes to promptly initiate redevelopment of the Property. 

The County of Los Angeles will retain ownership of the Courthouse 
Property. Proposals requiring the County to transfer title to a private 
entity will not be considered. 

Pursuant to Government Code section 25549.3, the maximum ground 
lease term shall not exceed 66 years. Proposals requiring a lease 
term that exceeds 66 years, including all options, will not be 
considered. 

While revitalization is a key objective for the County, the County is 
looking to maximize the highest and best use of the property and to 
the extent possible, generate a return on the $6 Million acquisition of 
the Courthouse Property. Proposals must provide clarity on the 
terms that are essential to consummate a possible deal including but 
not limited to the following: 

Ground Lease and Project Development Terms 

• Project Description and projected schedule of delivery 

• Project Entitlement and CEQA approvals 

• Security Deposit 
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• Monthly Rent Payments (including the greater of a percentage 
of gross receipts or a set minimum) 

• Escalations/Rent Adjustments 

• Initial term and structure (unsubordinated ground lease 
preferred) plus optional extension term (not to exceed a 
maximum of 66 years total). County will not consider 
proposals that require a transfer of fee simple interest in the 
property. 

• Property Maintenance Plan 

• Due Diligence Period 

• Joint Use Component 

• Other Terms and Conditions 

The County reserves the right to impose additional requirements 
including but not limited to the following: 

• County participation in any permitted lease transfers; 

• County participation in proceeds from refinancing the project 
and/or leasehold interest 

• Late payment charges due plus interest 

• Provisions for County assignment consent 

• Periodic adjustments to market rent levels 

• Disclosure of beneficial ownership 

• Liquidated damages for failure to adhere to project 
development and maintenance standards 
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• General liability coverage and periodic insurance requirement 
readjustment 

The selected Developer will be responsible for all due diligence costs, 
costs associated with securing all necessary entitlements and 
environmental approvals (CEQA), demolition, site preparation, 
construction, utilities, taxes, permits, and inspection fees and possible 
mitigation fees associated with the project. The County will NOT pay 
any broker or finder fees. 
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VIII. RFP Process 


The County understands that preparation of proposals and responses 
can be a resource-intensive process. The County also understands 
the scale of the opportunity being presented. In consideration of 
these factors and to encourage responses by qualified developers, the 
County is utilizing a streamlined selection process and limiting 
response package requirements to essential information. The 
anticipated selection process and selection steps/rounds follow. 

RFP Questions 

Questions regarding this RFP shall be sent via email with "San Pedro 
RFP Questions" in the Subject line and addressed to both individuals 
below: 


Ms. Soo Kim 

skim@dpw.lacounty.gov 

Mr. Matt Jerge 
mierge@dpw.lacountv.gov 

Proposal Submission 

The response to this RFP shall be made according to the requirements 
set forth in Section IX, Proposal Package, both for content and for 
sequence. Noncompliance with these requirements or 
misrepresentations, may be cause for rejection of the proposal. Each 
proposing firm shall submit only one proposal. 

Proposals packages shall include six complete bound copies (spiral 

bound or in 3-ring binder), and one electronic copy on a compact 

disk of the proposal and related information; and six copies of the 
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Financial Capacity section in a separate sealed envelope. Proposal 

packages shall be submitted to: 


County of Los Angeles Department of Public Works 
Cashier's Office 

900 South Fremont Avenue, Mezzanine Floor 
Alhambra, California 91803-1331 
Attention: Matt Jerge 

Proposals must be received by the date and time indicated in the 
cover letter. PROPOSALS RECEIVED BY THE DEPARTMENT OF 
PUBLIC WORKS AFTER THE DEADLINE WILL NOT BE ACCEPTED OR 
CONSIDERED. 

The Department of Public Works does not assume responsibility for 
documents that are incorrectly submitted. It shall be the 
responsibility of the Proposer to confirm proper delivery and receipt 
by the Department of Public Works of a submitted proposal. 

Proposal Package Evaluation 

The County will assemble an Evaluation Committee, which will review 
proposal packages received based upon the criteria defined in Steps 1 
and 2 in Section X, Evaluation Criteria of this RFP. A short list of the 
highest-rated Proposers, based on the evaluation of the proposal 
packages, will be invited to participate in the next step. The County 
at its sole discretion may determine the number of short-listed 
Proposers. 
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Presentations 

Short-Listed Proposers will be invited to present their proposals to 
the Evaluation Committee. The presentations will be followed by a 
question and answer period during which the Evaluation Committee 
will seek clarifications on the proposed Project Concepts. 

Working Meetings 

Short-listed Proposers may also be invited to meet with the 
Evaluation Committee on an individual basis to discuss the Proposer's 
proposal package. The Proposer will have an opportunity to present 
its initial concepts and will receive input on perceived strengths and 
weaknesses of its proposal. 

Letter of Intent 

Short-listed Proposers will have an opportunity to refine their 
proposals and will be asked to submit a Letter of Intent "LOI" to the 
County outlining their proposal, including certain proposed terms and 
a high level summary of proposed land uses, massing, entitlements, 
and ground lease structure. 

Selection of Developer 

Based on the submittal, presentation, working meetings, and the LOI, 
County Department(s) will recommend the highest-rated Proposer to 
the Los Angeles County Board of Supervisors for selection as the 
Developer. 

Notwithstanding a recommendation of a department, agency, 
individual, or other, the Board of Supervisors retains the right to 
exercise its judgment concerning the selection of a Developer and the 
terms of any resultant agreement, and to determine which Developer 
best serves the interests of the County of Los Angeles. The Board of 
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Supervisors is the ultimate decision-making body and makes the final 
determinations necessary to arrive at a decision to select a 
Developer. 

Exclusive Negotiation 

The Developer and the County will execute an Exclusive Negotiation 
Agreement (ENA), which among other items, provides for an exclusive 
negotiation period during which specific deal terms will be identified. 
The initial negotiation period may be extended at the sole discretion 
of the County. If timely progress is not achieved during the exclusive 
negotiation period, the County may not extend and may subsequently 
enter into exclusive negotiation with the next highest-rated Proposer. 

Should the parties negotiate satisfactory terms of the project 
including, but not limited to, a project description, development 
concept, due diligence, entitlement approach, timeline, ground lease 
terms, and compensation structure, then subsequently during the 
project entitlement and approval process the County and Developer 
will formalize deal terms through a ground lease agreement and 
associated agreements to guide the redevelopment of the site. Final 
project documentation will be executed upon receipt of all 
prerequisite approvals, at the discretion of the County Board. 

A $50,000 deposit will be required ($25,000 initially nonrefundable) 
upon selection of the Developer, and additional nonrefundable 
deposits will be required upon subsequent milestones commensurate 
with the expenses to be incurred by the County through each phase 
of the process. 
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General Conditions 

All Proposers must comply with the terms provided in Attachment 1, 
General Conditions as well as the General Process Guidelines and the 
Process Integrity Guidelines provided in the sections below. 

General Process Guidelines 

The County reserves all rights to cancel the selection process, change 
the selection process, or not select a Developer. 

This RFP and selection process does not constitute any type of offer 
and imposes no contractual or other liability on the County. There is 
no guarantee that a ground lease or other agreement will be 
consummated, or that anything will be developed. 

The County reserves all rights with regard to this solicitation, 
including but not limited to the right to amend or modify this RFP, 
reject all proposals, extend any dates, or subject to an ENA, to initiate 
negotiations with the next highest rated Proposer if negotiations with 
the highest-rated Proposer do not result in an agreement. 

Should the County not receive qualified proposals of interest by a 
submittal deadline, it reserves the right to extend that deadline until 
qualified proposals of interest are received. 

Proposers are responsible for ensuring submittals are actually 
received. 

All materials submitted during any part of the selection process 
become the property of County. The Proposer may designate 
portions of its submittals that contain proprietary data as 
"CONFIDENTIAL", but the County cannot guarantee that it will be able 
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to enforce such confidentiality. Refer to Attachment 1, General 
Conditions for additional detail. 

The County shall not be responsible for any costs and/or obligations 
incurred by and/or on behalf of a potential developer in preparing, 
submitting or otherwise participating in any part this RFP, the 
selection, documentation, or the development process in its entirety. 

The County reserves the right to request clarifications or additional 
information from Proposers. 

Information included in this RFP is believed to be accurate but should 
be independently verified by potential Proposers prior to reliance 
upon. 
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Process Integrity Guidelines 


It shall be the policy of the County of Los Angeles to adhere to the 
following Process Integrity Guidelines during its selection of a 
Developer partner for the San Pedro Courthouse pursuant to this RFP. 

Each Proposer is individually and solely responsible for ensuring 
compliance with the following specific Process Integrity Guidelines. 
This responsibility extends to the Proposer's employees, agents, 
consultants, lobbyists, affiliates, and all other parties or individuals 
engaged by Proposer or otherwise acting in concert with Proposer for 
purposes of developing or supporting the selection process. 

1. This policy shall be operative from release of this RFP until 
such time as the Board of Supervisors meeting at which the 
County Los Angeles Board of Supervisor's awards a 
development or ground lease or other agreement(s). 

2. Collusive activities among separate Proposer teams are 
expressly forbidden and may result in immediate 
disqualification of all involved parties. 

3. Proposers are prohibited from offering promotional outreach, 
hospitality, gifts, or other like activities directed toward 
County staff, elected or appointed officials, or proposal 
reviewers. 

4. All communication related to the RFP with the County of Los 
Angeles must be directed to the County's contact(s) identified 
in the RFP cover letter. Contacting any other County staff 
member, elected or appointed officials, or proposal reviewers 
may result in disqualification of the Proposer. 
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5. Notwithstanding the restrictions on communications set forth 
in Sections 3 and 4, nothing in this policy is intended to restrict 
or prohibit proposers from communicating with County staff 
and officials during an open and public County Board of 
Supervisors, City Council or Commission meeting, or Proposer 
Presentations and Working Meetings. 

6. Any and all information provided by Proposers during any part 
of the RFP, selection, or documentation process shall be 
factually correct. 

7. Proposers are informed of this policy and are required to 
provide written acknowledgement and acceptance of these 
guidelines. Any evidence, which indicates a Proposer has 
failed to comply with the Process Integrity Guidelines 
described herein may result in that Proposer's disqualification. 

8. Any questions regarding the Process Integrity Guidelines shall 
be in writing and shall be transmitted by mail to County's 
contact(s) identified in the RFP cover letter. 
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IX. Proposal Package 


All proposals must include the following: 

Cover Letter 

A maximum two-page letter including the name and address of the 
organization submitting the proposal; whether the proposing firm is 
an individual, partnership, corporation, or joint venture; the name, 
address, telephone number, and e-mail address of the contact person 
who will be authorized to make representations for the organization. 
Cover letter to also include an acknowledgement of the Process 
Integrity Guidelines. 

Table of Contents 

Include an outline of the proposal, identified by sequential page 
number, and section title as described herein. 

Corporate Documentation 

Include relevant information regarding organizational stability and 
strength, including a description/statement of the organization or 
legal structure (e.g.) sole proprietorship, partnership, corporation, 
joint venture, etc. Submit the following documentation with the 
Proposal: 

Corporations or Limited Liability Company (LLC): 

1. Copy of a "Certificate of Good Standing" with the state of 
incorporation/organization. 

2. A conformed copy of the most recent "Statement of 
Information" as filed with the California Secretary of State 
listing corporate officers or members and managers. 
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Limited Partnership: 


1. Provide a "Certificate of Good Standing" with the state of 
incorporation/organization. 

2. Submit a conformed copy of the Certificate of Limited 
Partnership or Application for Registration of Foreign 
Limits Partnership as filed with the California Secretary of 
State, and any amendments. 

Qualifications and Experience 

A summary of current and previous experience of the team with 
regard to projects comparable both in size and uses. As appropriate, 
this information should include a project description, site plans 
(if available), photos, land uses, dates completed, developer role, 
cost/value, financing structures, duration of development processes, 
role of proposed team members in the project, and other key 
information. 

Project Concept 

Proposed Development 

A Project Concept shall clearly articulate what is proposed to be 
developed and include a summary of the team's approach and 
anticipated timing related to engaging public input, managing public 
outreach, planning, design, entitlement approvals (including CEQA), 
financing, phasing, development, construction, and operation. 
Include an outline or description of the joint use component. Include 
a summary of key team members expected to participate in this 
project and resumes for the same. Provide examples of processes 
employed in other projects as it relates to public engagement and 
project approach. 
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Ground Lease 


A description of the desired lease structure for the site, including rent 
commencement date relative to development and stabilization, 
minimum lease term and options (not to exceed a maximum of 
66 years in total), proposed rent framework, as well as a dollar and/or 
percent range that could be committed to. 

Financial Capacity (to be submitted in a separate sealed envelope) 

A summary of the potential developer's capability to source the 
capital necessary to successfully fund and/or finance the proposed 
concept. Additionally, a description of the anticipated financing 
structure to be employed to finance the anticipated project. The 
County anticipates that the total development budget for a 
comprehensive development program may exceed $100 million and 
specific evidence needs to be provided to support proof of the ability 
to fund a project of this size. County subsidies and/or funding will not 
be an option for this project. 

References 

An accurate list of no fewer than three financial/lending references 
(name, title, entity, telephone number, and contractual relationship 
to Proposer) that may be contacted with respect to current and past 
project experience. Additionally, a reference list of and contact 
information for five to 10 public sector elected officials or private 
sector executive staff involved in the previous projects identified as 
examples of Relevant Project Experience. 
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CBE Participation 


CBE Participation shall include documentation of Proposer's good 
faith efforts to meet the CBE participation goal specified in 
Attachment 2, Preference Programs, Article 1, CBE Participation. 

Required Forms 

Proposer shall complete, sign, and submit with the proposal, the 
certifications and forms included in Attachment 3. Except for the 
Contractor Employee Jury Service Program form, these forms are 
required only from the prime. The Contractor Employee Jury Service 
Program form shall be completed and signed by the entire project 
team. 
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Proposal Package Checklist 


Cover Letter 

Table of Contents 

Corporate Documentation 

Qualifications & Relevant Project Experience 

□ Summary of current and previous relevant experience 

□ Project descriptions 

□ Site plans 

□ Photos 

□ Developer roles and teams 

□ Cost and financing structures 

□ Project timelines 

□ Role of proposed team members 

Project Concept 

□ Summary of approach and timing related to: 

□ Engaging public input 

□ Managing public outreach 

□ Planning 

□ Design 

□ Project entitlement/CEQA approvals 

□ Financing 

□ Development/construction 

□ Project operation 

□ Joint use component 

□ Proposed key team members and resumes 
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□ Ground Lease Structure 

□ Proposed general lease terms 

□ Proposed rent structure 

□ Estimated compensation and conditions 

Financial Capacity 

□ Summary of capability to source necessary capital 

□ Description of anticipated financing structure 

□ Specific evidence of ability to fund a $100 million program 

References 

□ No less than three financial/lending references and contact 
information 

□ References and contact information for a minimum of five 
public sector elected officials or private sector executive staff 
involved in previous projects identified in Relevant Project 
Experience 

Acknowledgements 

□ Acknowledgement and acceptance of the Process Integrity 
Guidelines 

□ This checklist, completed 

CBE Participation 

□ Documentation of Proposer's good faith efforts to meet CBE 
participation goals 

Required Forms 

□ Forms 1-17 
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X. Evaluation Criteria 


The criteria in this section will be used as the primary basis for 
evaluating Proposers throughout the selection process. The 
highest-rated Proposer based on the total score from Step 2 and Step 
3 below, may be recommended for contract award. 

The County may utilize the services of appropriate experts to assist in 
the evaluation process. 

Step 1 - Initial Screening (Pass/Fail) 

An initial pass/fail evaluation will be made for each proposal package 
to determine whether the submittal complies with the requirements 
of Section IX, Proposal Package. All elements in the checklist above 
must be included for the proposal package to be deemed eligible for 
further consideration. 

Step 2 - Review of Proposal Package (100 points) 

Proposal packages that pass the initial pass/fail evaluation will be 
submitted to the Evaluation Committee for evaluation and rating. 
Responses will be evaluated on a weighted numerical scale for each 
of the criteria below. 

Qualifications and Experience (25 points) 

• The Proposer's applicable experience and expertise including 
track record and financial performance. 

• Experience, process, and demonstrated success in engaging 
with the public regarding project design and implementation. 
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• The respondent's experience in both formulating and 
implementing successful projects of similar scope, complexity, 
and character, including excellence in design. 

Project Concept (40 points) 

• Alignment with the County's goals regarding revitalization and 
redevelopment of the Courthouse Property (See Section III). 

• Project Economics: Project's potential to provide an economic 
return to the County's $6 Million investment via the ground 
lease structure and maximize the community benefits and 
fiscal impact. 

• The respondent's proposed use of the property, Public 
Engagement Plan, timeline, approach to entitlement/CEQA 
approval processes, and overall execution/delivery approach 
for the development. 

• Experience of key project team members with similar projects. 

Financial Capacity (25 points) 

• Project financial feasibility combined with demonstrated 
ability to access capital for the proposed scope of 
development. 

References (10 points) 

• Political leadership, financial institution, and other applicable 
professional references. 
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Step 3 - Interactions with Short-Listed Proposers 
(100 Points) 


Short-listed Proposers, based on their scores in Step 2, will be invited 
to present their proposed project concept, participate in working 
meetings with the Evaluation Committee, and submit an LOI. 

Presentation 

• Follow on presentation of proposed concept and project 
approach. 

• Responses to Evaluation Committee questions. 

Working Meetings 

• Clarifications provided about proposed concept/approach 

Nonbinding Letter of Intent (LOI) 

• In selecting a development partner the County will place 
considerable weight on the proposals and terms provided by 
Proposers in their LOI's. Among other items, the LOI may 
include certain proposed developer terms and conditions 
related to transaction structure and project approval 
processing and delivery, including expected financial terms 
and conditions. Ground lease terms and conditions such as 
proposed rent structure and escalations must also be included 
in the LOI. The LOI shall be non-binding. 


San Pedro Courthouse Revitalization Development Opportunity - RFP 


6v 


Americans with Disabilities Act (ADA) Information 

Individuals requiring reasonable accessibility accommodations may 
request written materials in alternate formats, physical accessibility 
accommodations, sign language interpreters or other reasonable 
accommodations by contacting our departmental Americans with 
Disabilities Act Coordinator at (626) 458-4081, from 7:30 a.m. to 
5:00 p.m., Monday through Thursday (excluding holidays). Persons 
who are deaf or hard of hearing may make contact by first dialing the 
California Relay Service at 7-1-1. Requests should be made at least 
one week in advance to ensure availability. When making a 
reasonable accommodation request, please reference [AED-3]. 
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